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II. RECOMMENDATION 
Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and 
condition in Section VI of this report. 

III. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant:   Matt Hepner Property Owner:   Brock and Bryce  
  Rosenthal 

Parcel Number:  045-195-001 Lot Area:   6,963 sq. ft. 
Local Coastal Plan:  5 Dwelling  
  Units/Acre 

Zoning:   E-3/S-D-3 

Existing Use: Single Family  
  Dwelling 

Topography: 7%

Adjacent Land Uses: 
North: E-3/S-D-3 – Single Family Residential 
East:   E-3/S-D-3 – Single Family Residential 
South: E-3/S-D-3 – Single Family Residential 
West:    E-3/S-D-3 – Single Family Residential 

B. PROJECT STATISTICS 
Existing Proposed 

Living Area 1,828 sq. ft. (net) 2,414 sq. ft. (net) 
Garage N/A 387 sq. ft. (net) 
Accessory Area N/A 48 sq. ft. (net) 

C. FLOOR-AREA RATIO (FAR) 

Maximum Required FAR:  0.42 (2,943 square feet) 
Existing FAR:  0.26 (1,828 square feet); 62% of the required maximum 
Proposed FAR:  0.35 (2,412 square feet); 82% of the required maximum 

IV. ZONING ORDINANCE CONSISTENCY 

Standard Requirement/Allowance Existing Proposed 
Setbacks 
- Front 
- Interior 
- Rear 

20 feet 
6 feet 
6 feet 

20 feet 
5 feet 

25 feet 6 inches 

No Change 
No Change 

6 feet 
Parking 2 covered 0 spaces 2 covered 
Open Yard 1,250 sq. ft. 1,338 sq. ft. 1,041sq. ft. 
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V. DISCUSSION 
Interior Setback Modification 
The existing residence is non-conforming to the southerly interior setback. The project requires 
an Interior Setback Modification to allow a door opening to encroach within the 6’ southerly 
interior setback. The interior setback modification request also includes a change of use from 
habitable space (bedroom) to non-habitable space (garage). It should be noted that when the 
residence was originally constructed, the now bedroom area was a two-car garage. The garage 
was legally converted to a bedroom, and is now proposing to go back to a garage. The pedestrian 
door along the southerly exterior garage wall is proposed to be 5’ from the interior lot line. 
Staff is supportive of the proposed change of use from habitable (bedroom) to non-habitable 
(garage) because this portion of the building was originally the garage, and it would bring the 
site up to conforming covered parking standards with two spaces. Staff is supportive of the 
proposed door along the southerly garage wall as it is no closer than 5’ to the interior lot line. 
The location of garage and the proposed door is closest to the neighbor’s garage, and it is not 
anticipated to cause a significant impact to the adjacent property including noise, lighting, or 
privacy issues. Further, staff is supportive because the properties are separated by fencing that 
also reduces the potential for nuisance issues related to the door. It should also be noted that the 
proposed garage is substandard to current parking and design access standards because it does 
not meet the 20’ x 20’ interior clear area requirement. Instead, the proposed garage area is 21’-
3” x 17’-9”. Transportation staff reviewed the project and is supportive of the 21’-3” x 17’-9” 
because the area was a two-car garage when the residence was originally constructed. 
Modification to Allow Change to Basic Exterior Characteristics 
The project requires a Modification to allow a conforming second story addition to the existing 
nonconforming residence, which constitutes a change to the basic exterior characteristics of the 
one-story residence. In this instance, the conforming second story addition is subject to a 
modification because it is situated on a corner lot, and would be easily viewed from the public 
right-of-way along both Los Alamos Avenue and Santa Rosa Place. 
Staff is supportive of the proposed project as it allows for a conforming second-story addition to 
the existing legal nonconforming residence. The proposed addition will observe all required 
setbacks and will not increase the amount of encroachment into the required setbacks with 
exception to the proposed door in the garage.  
Open Yard Modification 
The project also requires an Open Yard Modification to allow the reduction of the required open 
yard from 1,250 square feet to 1,041 square feet. In addition to the on-ground open yard area, the 
applicant is proposing a supplemental 391 square foot roof deck; however, because the roof deck 
is not on-ground the area may not be counted towards the required open yard. 
The site is a constrained lot subject to two 20’ front setbacks that limit where both the allowable 
open yard and the building footprint may be located. Staff is supportive of the proposed open 
yard modification request because the amount of open yard reduction is minimal, and the leftover 
open yard area would remain as desirable outdoor living space. To supplement the required open 
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yard, the applicant is also proposing a roof deck that would provide additional opportunities for 
outdoor living and enjoyment. Together the proposed open yard and the supplemental roof deck 
area exceed the 1,250 square foot open yard requirement.  
Coastal Review 
The subject property is located in the Non-Appealable jurisdiction of the Coastal Zone. This 
project qualifies for a Single Family Residence Coastal Exemption pursuant to SBMC 
§28.44.070.D.  The parcel is located on the inland side of the first public road paralleling the sea, 
not within 50’ of the edge of a coastal bluff, therefore, a Coastal Development Permit is not 
required (California Code of Regulations §13250). The applicant will apply for the Coastal 
Exemption during the building permit process. 
Design Review 
The project required review and consideration by the Single Family Design Board (SFDB) 
pursuant to SBMC §22.69.020.C.3 for additions two or more stories or 17’ in height. The project 
received SFDB concept review on March 4th and18th and again on April 29th 2019 and 
commented that the all three of the requested modifications including for the reduced open yard, 
the second story addition, and the door on the south elevation of the garage, are appropriate 
improvements. The Board’s motion commented that the second story master bedroom windows 
do not present privacy issues to the property to the east. See Exhibit C for SFDB comments. 

VI. FINDINGS AND CONDITIONS 
The Staff Hearing Officer finds the following: 

A. Interior Setback Modification (§28.92.110.B) 
The Staff Hearing Officer finds that the Interior Setback Modification for a change of use 
from habitable to non-habitable space is consistent with the purposes and intent of the Zoning 
Ordinance is necessary to secure an appropriate improvement on the lot because this portion 
of the house was originally a garage, and the design provides two covered parking spaces on 
site. Therefore, the property would be brought into conformance with the required parking 
standards for single family residential use. Further, the garage size was originally permitted 
with a 21’-3” x 17’-9” interior clear area, and Transportation staff is supportive of returning 
the area back into its originally permitted status without requiring the area to be brought up 
to today’s interior access standards. 
The Staff Hearing Officer also finds that the proposed pedestrian door along the southern 
garage wall is an appropriate improvement to the nonconforming setback as the door 
maintains the minimum encroachment into the interior garage area. In addition, the door is 
nearest to the adjacent property’s garage so it is not anticipated to pose significant nuisance 
impacts including noise and privacy. The properties are also divided by a fence which would 
also mitigate potential noise and light trespass onto the neighboring property. 
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B. Modification to Allow Change to Basic Exterior Characteristics (§28.92.110.B) 
The Staff Hearing Officer finds that the Modification to allow a change to the basic exterior 
characteristics of the existing residence is consistent with the purposes and intent of the 
Zoning Ordinance and is necessary to prevent an unreasonable hardship on the lot because 
the lot is subject to two front setbacks, and the nonconforming status because of the minor 
encroachment in the setback. The position of the residence on the corner makes it difficult to 
propose a second floor addition that would not trigger a change to the basic exterior 
characteristics of the one-story home. The proposed addition will observe all required 
setbacks and will not increase the amount of encroachment into the required setbacks with 
exception to the proposed door along the southerly garage wall. No impacts to the neighbor 
or the surrounding neighborhood are anticipated as a result of the second story addition. 

C. Open Yard Modification (§28.92.110.B) 
The Staff Hearing Officer finds that the Modification is consistent with the purposes and 
intent of the Zoning Ordinance is necessary to prevent an unreasonable hardship because the 
property is on a corner lot and is constrained by two front setbacks. In order to construct the 
addition, the applicant is only requesting a modest reduction in the required open yard and 
the proposed design would not reduce the open yard so far as to make it unusable. Further, 
the proposed design provides an additional outdoor living area on the roof deck, which 
combined with the on-ground open yard exceeds the 1,250 square feet of open yard 
requirement.  

Said approval is subject to the following conditions: 
1. Parking Design Waiver. The Property Owner shall apply for a Parking Design Waiver 

to be reviewed and considered by the Public Works Director pursuant to SBMC 
§28.90.045 for a reduction of the required 20’-0” x 20’-0” interior garage dimensions to 
be a width of 17’-9”. 

2. Removal of Stored Items. Prior to final building permit approval, the Property Owner 
shall remove all miscellaneous stored items from the front yards, interior setbacks, and 
open yard pursuant to SBMC §30.140.240. This condition includes the removal of the 
boat from the front yard.  

Exhibits: 
A. Site Plan (under separate cover) 
B. Applicant's letter, dated May 14, 2019 
C. SFDB Minutes dated April 29, 2019 

Contact/Case Planner: Ellen Kokinda, Planning Analyst 
(EKokinda@SantaBarbaraCA.gov) 
630 Garden Street, Santa Barbara, CA 93101 
Phone: (805) 564-5470 x4559 





 

 
 

 

 

 

 
*** SEPARATELY DISTRIBUTED EXHIBIT A *** 

 
 
Exhibit A: The exhibit for this Staff Report has been distributed 

separately.  A copy of the site plan is available for viewing 
at the Planning and Zoning Counter located at 630 Garden 
Street, Santa Barbara, CA between the hours of 8:30 a.m. 
and 4:30 p.m., Monday through Thursday, and every other 
Friday. Please check the City Calendar at 
SantaBarbaraCA.gov to verify closure dates. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

http://www.santabarbaraca.gov/
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